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STANDARD FORM 2
FEBRUARY 1865 EDITION U.S. GOVERNMENT
T LEASE FOR REAL PROPERTY
FPR {41 CFR) 1-16.601

SE ,
OATE OF LEASE JUL 25 097 HEAEN 5.11B.70315

THIS LEASE, made and entered inte this date by and between 555 4™ Street Associates

whose address is  ¢/o Woodmark Real Estate Services, Inc,
555 4™ Street, Sunite 1200
Washington, DC 20001

and whose interest in the property hereinafier described is that of OWNER
hereinafter called the Lessor, and the UNITED STATES OF AMERICA, hereinafter called the Government:

WITNESSETH: The parties hereto for the consideration hereinafter mentioned, covenant and agree as follows:
1. The Lessor hereby leases to the Government the following described premises:

A TOTAL OF 345,776 RENTABLE SQUARE FEET (RSF} [EQUAL TO 313,516
OCCUPIABLE SQUARE FEET (OSF) PER RIDER #3] OF OFFICE AND RELATED
SPACE CONSISTING OF PART OF THE BASEMENT LEVELS 1 AND 2, THE ENTIRE
PORTION THE 1°T THROUGH 11™ FLOORS, THE INTERMEDIATE PENTHOUSE
AND THE PENTHOUSE, PER THE ATTACHED FLOOR PLANS, OF THE BUILDING
KNOWN AS THE JUDICIARY CENTER BUILDING, LOCATED AT 555 4™ STREET
N.W., WASHINGTON, DC. 20001.

2, TO HAVE AND TO HOLD the said premises with their appurtenances for the TEN (10) YEAR FIRM term beginning on
January 1, 1998 through December 31, 2007, subject to termination and renewal rights as may be herginafter set forth.

3. The Government shall pay the Lessor annual rent of $11,151,276.60 at the rate of $929,273.00 per month in arrears.
Rent for a lesser period shall be prorated. Rent checks shall be made payable to: 555 4™ Street Associates, c/o Woodmark Real Estate .
Services, Inc., 535 4h Street, N.W,, suite 1200, Washington, DC 20001.

5. This lease may be renewed at the option of the Government, for the following terms and at the following rentals:

The government shail have the right to one (1) renewal option for a TEN (10) YEAR TERM af a rental rate of $14,273,910.00 per annum
_ payable at the rate of $1,189,492.50 per month in arrears, SUCH RATE SHALL BE FURTHER ADJUSTED FOR CHANGES IN BASE
RATE OPERATING AND TAX COSTS (see SFO# 96-017, sections 3.3 and 3.5 ). Such option shall become effective provided notice be
given in writing to the lessor at least 365 days before the end of the original lease term or any renewal term; all other terms and conditions

of this lease shall remain the same during any renewal term, Said notice shall be camputed commencing with the day after the date of
mailing.




6. The Lessor shall furnish to the Government, as part of the rental consideration, the following:

A} ALL SERVICES, IMPROVEMENTS, ALTERATIONS, REPAIRS, AND UTILITIES AS DEFINED BY THIS LEASE.
THE ANNUAL RENT SET FORTH IN PARAGRAPH 3 INCLUDES IMPROVEMENTS WITHIN THE DEMISED AREA OF

B}
NEW PAINT AND CARPETING THROQUGHOUT THE LFASED PREMISES PER THE SOLICITATION AMD
ATTACHMENTS.

C) THIS IS A SUCCEEDING LEASE AND REPLACES LEASE #G5:11B-50030 WHICH EXPIRES ON DECEW& L
1997. $1,354,886.00 FS

D] THE BASE YEAR TAX RATE SHALL BE ESTABLISHED AS SCORNIERE SASXXEK RORTY

X2 WITH CALENDAR YEAR 1998 BEING DESIGNATED THE BASE YEAR FOR TAX ADJUSTMENT PURPO
E} ELECTRICAL, WATER, AND SEWER UTILITIES ARE BILLED TO AND PAID SEPERATELY BY THE GOVERNMENT.

7. The following are attached and made a part hereof:

A} RIDER #1, 2 PAGES.

B} RIDER #1, ATTACHMENT #1, 11 PAGES.

C} RIDER #2, (PROJECT SCHEDULE}, 1 PAGE.

D) RIDER #3, OCCUPIABLE AREA TABULATIONS, 4 PAGES.

E) FLOOR PLAN{S) OF LEASED ARCA;-|% JAGES:~-- o - ‘ -
F} ADDENDUM #3, 2 PAGES.

G} ADDENDUM #2, 11 PAGES,

H) SOLICITATION FOR OFFERS #96-017{(ADDENDUM #1), 52 PAGES.

) ATTACHMENTS #1, #2, #5, #6 TO THE SOLICITATION FOR OFFERS (AS AMENDED], 16 PAGES.
JiI GSA FORM 1217, LESSOR'S COST STATEMENT (ADDENDUM #1), 1 PAGES.

K} GSA FORM 3517, GENERAL CLAUSES, 24 PAGES.

L} GSA FORM 3518, REPRESENTATIONS AND CERTIFICATIONS, & PAGES.

M) CERTIFICATE OF PROCUREMENT INTEGRITY, 1 PAGE

N} NEGATIVE ASBESTOS CERTIFICATE, 1 PAGE.

0} LESSOR HANDICAPPED ACCESSIBILITY CERTIFICATION, 1 PAGE.
P} SMALL BUSINESS (SB), SMALL DISADVANTAGED BUSINESS (SDB}, AND SMALL WOMEN OWNED BUSINESS

{SWOB} SUBCONTRACTING PLAN, 6 PAGES.

8. The following changes were made in this lease prior to its execution:

PARAGRAPH #4 OF THIS STANDARD FORM 2 HAS BEEN DELETED IN ITS ENTIRETY.

IN WITNESS WHEREQF, the parties hereto have hereunto subscribed their names as of the date first above written.

=

LESSOR 555 4 Street Associates
555 4™ Street, N.W., suite 1200
Washington, DC 20001

{ Slgnafm?)

Contracting Officer
{ Official bilfe)

BY

printed name; James e

STANDARD FORM 2
FEBRUARY 1965 EDIT]




SOLICITATION FOR OFFERS # 96-017

WASHINGTON, D.C.

PROSPECTUS LEVEL
ADVANCED ACQUISITION PROGRAM

OFFICE SPACE -

THE GENERAL SERVICES ADMINISTRATION
HAS MULTIPLE REQUREMENTS TO LEASE
BETWEEN APPROXIMATELY 100,000 AND 440,000 RENTABLE
| ( 92,000 AND 380,000 OCCUPIABLE)
SQUARE FEET OF OFFICE AND RELATED SPACE
IN THE CENTRAL EMPLOYMENT AREA

OF THE
DISTRICT OF COLUMBIA

NAME: JAMES SMALE
TITLE: CONTRACTING OFFICER

The information collection requirements contained in this Solicitation/Contract, that are not required by the regulation,
have been approved by the Office of Management and Budget pursuant to the Paperwork Reduction Act and assigned
the OMB Control No. 3090-0163. :
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1.0 SUMMARY

1.1. AMOUNT AND TYPE OF SPACE (JUN 1994)
(a) The General Services Administration (GSA) is interested in leasing an approximate minimum of 100,000 to a

{b)

{©

(d)
{e)

maximum of 440,000 rentable square feet of office and related space. The rentable space must yield a minimum
of 92,000 to a maximum of 380,000 occupiable square feet (OSF), available for use by the Governmem for
personnel furnishings, and eqmpment

Offers must be for space located in a quality building of sound and substantial construction as described in this
Solicitation For Offers (SFQO), have a potential for efficient layout, be within the square footage range to be
considered, and be in compliance with all of the Government's minimum requirements set forth herein. The
Government is also interested in leasing storage space at the same locations.

To demonstrate potential for efficient layout, Offerors may be requested to provide at the Offeror's expense test fit
layouts when the space offered contains certain features like:

narrow column spacing

atriums, light wells or other areas interrupting contiguous spaces
extremely long, narrow runs of space

irregular space configurations, or

other unusual building features.

The Government will advise the Offeror if the test fit layout demonstrates that the Government's requirement
cannot be accommodated within the space offered. The Offeror will have the option of increasing the occupiable
space offered provided that it does not exceed the maximum occupiable square footage in the solicitation. if the
Government determines that the Offeror is already providing the maximum cccupiable square footage and cannot
house the Government's space requirements, then the Government will advise the Offeror that his offer is
unacceptable.

Unless otherwise noted, all references in this saolicitation to square feet shall mean occupiable square feet.

Offerors with a building "to be built or renovated" must specify on the G8A Form 1364 the date, or number of days
after lease execution, that the building will be ready for commencement of the tenant alterations schedule noted in
paragraph 3.15 entitled “Construction Schedule of Tenant Alterations.” All improvements in the base building,
lobbies, common areas, and core areas shall be provided and completed by the Lessor, at the Lessor's expense,
prior to the Government occupancy and rent commencement. Proof of Offeror's ability to meet the schedule will be
required. The Government reserves the right to determine the ability for an Cfferor to meet the schedule.

1.2. AREA OF CONSIDERATION

SFC NO. 86-017 (Addendum #1}
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All properties offered o the Government in conjunction with this requirement must be located within the Central
Employment Area of the District of Columbia.

The Central Employment Area (CEA) is the core area of the District of Columbia where the greatest concentraison of
employment in the city and region is encouraged. Its boundaries are as follows:

Beginning at Dupont Circle, southeast along Massachusetts Avenue, NW, to Sth Street, NW, north along 9th Street,
NE, to N Street, NW, east along N Street, NV, to 7th Street, NW, south along 7th Street, NW, to Massachusetts
Avenue, NW, east along Massachusetts Avenue, NW, to H Street, NW, east along H Street, NW to North Capitol
Street, north along North Capitol Street to Florida Avenue, NE, and southeast aleng Florida Avenue, NE, to 4th
Street, NE, on the neorth; south along 4th Street, NE, to M Street, NE, west along M Street, NE, to 3rd Street, NE,
south along 3rd Street, NE, to K Street, NE, west along K Street, NE, to 2nd Street, NE, south along 2nd Street, NE,
to the northeast corner of lot 855, square 725, west along the northern boundary of lot 855 to the northwest corner of
lot 855, south along the westerly boundary of lot 855 to Constitution Avenue, NiZ, west along Constitution Avenue,
NE, to 1st Street, NE, south on 1st Street, NW, to Maryland Avenue, NE, east on Maryland Avenue, NE, to 2nd
Street, NE, south on 2nd Street, NE, and 2nd Street SE, to C Street, SE, west on C Street, SE, o New Jersey
Avenue, SE, south on New Jersey Avenue, SE, to D Street, SE, west on D Street, SE, to South Capital Street, south
on South Capito! Street to E Street, SE, east on E Street, SE, to New Jersey Avenue, SE, south on New Jersey
Avenue, SE, to the Southeast Freeway, east on the Southeast Freeway to 2nd Street, SE, south along 2nd Sireet,
SE, to M Street, Sk, and east along M Street, SE, to the 11th Street Freeway on the east; south on the 11th Street
Freeway to the northbound 11th Street, SE; bridge, sauth along this bridge to the Anacostia Freeway, south along
the Anacostia Freeway and Fifth Sterling Avenue, SE, to South Capitol Street, north along South Capitol Street and
the Frederick Douglass Memotial Bridge to South Capitol Street, north along South Capitol Street to the Southwest
Freeway, west along the Southwest Freeway and Maine Avenue, SW, to 14th Street, SW, north along 14th.§
SW, and 14th Street, NW, to Constitution Avenue, NW, and west along Constitution Avenue, NW, to Ro




Expressway on the south; north on the Route 50 Expressway to the E Street Expressway and E Street, NW, east on
the E Street Expressway, and E Street, NW, to 23rd Street, NW, north along 23rd Street, NW, to Virginia Avenue,
NW, southeast along Virginia Avenue, NW, to 22nd Street, NW, {o the northern lot line of 2121 Virginia Avenue, NW,
east along the northern lot line of 2121 Virginia Avenue, NW, to the eastern lot ling of 2121 Virginia Avenue, NV,
south along the eastern iof line of 2121 Virginia Avenue, NW to E Street, NW, east along E Street, NW, to 21st
Street, NW |, north along 21st Street, NW, to the northern edge of the rear Iot line of the American Red Cross
Building on lot 834 in square 104, east along the rear lo line of the American Red Cross Buitding to 20th Street, NW,
south along 20th Street, NW, to the northern edge of the rear lot line of the Associated General Contractors of
America {("AGC") building on lot 835 in square 122, east along the rear lot line of the AGC building to 18th Street,
NW, north along 19th Street, NW, to F Street, NW, west on F Street, NW, to 20th Street, NW, north along 20th
Street, NW, to Pennsylvania Avenue, NW, west along Pennsylvania Avenue, NW, to 22nd Street, NW, north along
22nd Street, NW, to K Street, NW, east along K Street, NW, to 21st Street, NW, north along 21st Street, NW, to M
Street, NW, east along M Street, NW, 1o 20th Street, NW, to New Hampshire, Avenue, NW, and northeast along
New Hampshire Avenue, NW, to Dupont Circle on the west,

1.3. LOCATION: CITY CENTER (JUN 1994)

(a)

(b)

©

NEIGHBORHOOD:

. Space must be located in a prime commercial office district with attractive, prestigious, professional surroundings
with a prevalence of modern design and/or tasteful rehabilitation in modem use. Streets and public sidewalks
should be well maintained.

PARKING AND TRANSPORTATION:

Parking must be available in a ratio consistent with the current city buifding and zoning code requirements, The
Government will pay separately for official parking.

LOCATION AMENITIES: v '
A variety of inexpensive and moderately priced fast food and/or eat-in restaurants and other employee services
such as retail shops, cieaners, banks, eic., must be located within a reasonabie distance of the space.

1.4. |.LEASE TERM
Offerors shall submit price proposals for:

@
{b)

{)

(@

(e)

A ten year firm term lease; and

A five year firm term lease with a five year renewal option, such option to be exercised at the Government's
discretion at ieast 180 days prior to the expiration date of the subject firm term lease.

A ten year firm term lease with a right to terminate after seven years, such termination option exercised at the
Government's discretion at least 180 days prior to the termination date, with a 10 year renewal option following the
ten year firm term, with the option to be exercised at the Government's discretion at least 180 days prior to the
expiration of the subject firm term lease.

Offerors with existing Government leases expiring prior to July 1, 1999, aiso should submit price proposals for the
existing Government space with the existing tenant alterations plus new paint and new carpet, and any fire, safety,
handicapped, or Warm-Lit Shell upgrades to meet the minimum reguirements of this solicitation, with terms
identical to paragraphs (a) and (b) above. In the event of re-painting and/or re-carpeting, Lessor, at the Lessor's
expense, shall be responsible for moving Government furnishings and equiprnent after business hours; however,
the Government shall pay for the cost of disconnecting, disassembling, reassembting, and reconnecting of any
electrified systems furniture, computer, and telecommunications equipment.

Offerors with existing Government leases expiring prior to July 1, 1989, who wish to make a superseding fease
option offer for potential exercise by the Government prior to January 1, 1998 should submit price proposals for the
existing Government space with the existing tenant atterations pius new paint, new carpet, and any fire, safety,
handicapped, or Warm-Lit Shell upgrades necessary to meet the minimum requirements of this solicitation, with
terms identical to paragraphs {a) and (b) above including an offer fof a reduction in the rental rate for the balance
of the existing lease term. In the event of re-painting andfor re-carpeting, Lessor, at the Lessor's expense, shall be
responsible for moving Government furnishings and equipment after business hours; however, the Government
shall pay for the cost of disconnecting, disassembling, reassembling, and reconnecting of any electrified systems
furniture, computer, and telecommunications equipment.

tems or conditions which are accepted with the existing tenant alterations are iniended to recognize that the
Government finds the current items or conditions within the Government's demised area acceptable in meeting the
tenant alterations in accordance with this solicitation. Nonetheless, such items or conditions are to be in “good repair
and tenantable condition” at the time of the lease commencement and throughout the term of the lease. Aces
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1.5.

1.6.

1.7.

~ ”"\.

the Lessor is to maintain (or replace, if necessary) such items or conditions so that they remain in “good repair and
tenantable condition” 1hroughout the term of the lease. If replacement is or becomes necessary, such replacement must
be no less than equal in quality and function to the existing

All the terms and conditions contained herein shall prevail throughout the firn and renewal option periods. The
Government's Share for Tax Adjustments, paragraph 3.4, and the Operating Cost Base, paragraph 3.6, for the firm
lease term wil! continue throughout any renewal option periods.

The Government, at its sole discretion, retains the right to choose the lease term, among those offered under this
solicitation, for purposes of price evaluation and lease award. The Government also retains the right to combine leases
for two or more contiguous blocks of space into fewer leases.

OFFER DUE DATE
(a} Initial offers are due by June 21, 1996

{b) Offers are to remain open until either an offeror repeals an offer in writing or January 1, 1998,

OCCUPANCY DATE
Space must be ready for occupancy and tenant improvements in accordance with paragraph 3.15 entitled “Construction
Schedule of Tenant Alterations” and Solicitation Attachment #3 “Construction Schedule Task Durations.”

HOW TO OFFER (JUN 1994)
{a) Offers are to be Smeltted to the Contractrng Officer at:

James Smale, Contracting Officer

GSA - WPEMC

Office of Property Acquisition and Realty Services
300 7th Street, S.W., Suite 201

Washington, DC 20024

- (b No later than the close of business {5:00 PM) on the offer due date, the following documents, properly executed,

SFQO NO. 96-017 (Addendum #1)
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must be submitted:

(1) GSA Form 1364, Proposal to Lease Space.

(2) GSA Form 1217, Lessor's Annual Cost Statement.

{3) Sclicitation For Offers (SFO) # 96-017.

(4) Solicitation Attachments: #1-"Performance Specifications,” #2-"Price Structure," #3-"Construction Schedule
Task Durations,” #4-"Fire Safety Inspection," and #5-"Scope of Work for Programming, Stacking and
Blocking, Design Intent Drawings, and Assignment Drawings," and #6-"Purchase Option.”

(6) GSA Form 3517, General Clauses.

{6) GSA Form 3518, Representations and Certifications (rev 4/86).

(7) One set of scaled floor plans for each floor, on 8 1/2" x 11" pages, indicating ihe spaces that are initially being
offered to the Government, plus any existing Government space. All architectural features of the space must
be accurately shown. Lessor must include rentable and occuplable measurements, with single and multi-
tenant common area factors for each floor, if applicable.

(8) An hourly overtime rate for overtime use of heating and codling (see paragraph 7.3 entitled “Overtime
Usage"). If the proposed rate is different from the one recommended by the GSA Energy Management
Branch, Lessor may be required fo submit worksheets justifying overtime energy usage and rates.

(9) Form entitled "Certification of Handicapped Accessibility.”

{10} Lease Market Survey with a 3"x58” color photograph and/or other building presentation materials. Offerors are

encouraged to submit any other information (i.e., a fact sheet, site plan, location map, and tax parge| map in
case of multiple tax parcels for an offered building) in order for the Government to perform a cory
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adequate analysis of the offered property. Such information may also be requestéd by the Government, and
in such circumstances must be submitted by the Offeror within five (5) working days of this request;

(11) A written statement disclosing whether or not this space is being offered for any othér Government space
requirements. If so, also provide the names of the Government employees with whom this space is being
discussed. In addition, indicate if a leasing agent or owner's representative is presenting buildings for
multinle ownership groups. Parties representing multiple owners must present written acknowledgment and
permission 10 represent ciher owners for the same solicitation.

(12) If applicable, indicate agents' disclosure and authorization from each ownership entity to offer in this
solicitation andfor represent muitiple building with different ownerships, which may have conflicting interests.
Owners and agents in conflicting interest situations are advised to exercise due diligence with regard to ethics
and Government procurement integrity requirements.

(13} if not in a new or modern office building, the space offered should be in a building that has undergone, or will
complete by occupancy, first class restoration or adaptive reuse for office space with modern conveniences.
H the restoration work is underway or proposed, then architecturai plans (detailing the renovation/retrofit) must
be submitted as part of the offer.

(c) Within ten (10} days of a written request from the Contracting Officer, Offerors must submit two (2) sets of
one-eighth inch (preferred) or larger scale first generation blue line plans of the space offered.

(1} Photostatic copies are not acceptable. All architectural features of the space must be accurately shown. If
conversion or renovation of the building is planned, alterations to meet this solicitation must be indicated. If
requesied, more informative plans must be provided within five (5) working days.

(2} Plans shall reflect corridors in place or the proposed corridor pattern for both a typical full (single tenant) floor
and/for partial (multi-tenant) floor. The corridors in place or proposed corridors should meet local code
requirements for issuance of occupancy permits.,

(3} GSA will review the corridors in place and/or proposed corridor pattern to make sure that these achieve an
acceptable level of safety as well as to ensure that these corridors provide pubtic access to all essential
building elements. The Offeror will be advised of any adjustments that are required to the corridors for the
purpase of determining the occupiable space. The required corridors may or may not be defined by ceiling
high partitions. Actual corridors in the approved layout for the successful Offeror's space may differ from 1he
corridors used in determining the occupiable square footage for the lease award.

(d) See GSA Form 3516, Solicitation Provisions, for additional instructions. If additional information is needed, the
Contracting Officer should be contacted.

(&) There will be no public Opening of Offers and all offers will be confidential until the lease has been awarded,
however, the Government may release proposals outside the Government to a Government support contractor to
assist in the evaluation of offers. Such Government contractors shall be required to protect the data from
unauthorized disclosure. Offerors who desire to maximize protection of information in their offers may apply the
restriction netice 1o their offers as prescribed in the provision entitled "52.215-12, Restriction on Disclosure and
Use of Data” (see GSA Form 3516).

1.8. PRICE STRUCTURE
ALL PRICE PROPOSAL INFORMATION MUST BE INDICATED ON SQLICITATION ATTACHMENT #2.
fa) Each Offeror must specify on GSA Form 1364 and Solicitation Attachment #2 the floor and location of the space
offered and when it is availabie for start of tenant buildout along with its rental rate and any concessions package.

(b) Offerors may structure their price proposais in one of two ways:

(1) Offerors may submit mulliple proposals of space at differént prices with the intent that, should the
Government make an award, the {ully responsive lower-priced proposal would be awarded before the fully
responsive higher-priced proposal. In such instances, a separate present value analysis will be performed, in
accordance with paragraph 1.11 entitled “Price Evaluation (Present Value)," for each distinct price proposal
independently of any other proposals the Cfferor may submit.

(2) Offerors may submit a single proposal of space at a constant price per square foot or at a varied rate which
includes quantity discounts for different quantities of space.

{c} On Solicitation Attachment #2, Offerors should indicate the following for each lease term submitted:
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(4)

(5)

&)
(7)

G}

(9

(10)

A "base” lease rate per occupiable square foot for the Warm-Lit Shell excluding the cost of services and
utilities in item (2) below. :

The annual cost per occupiable square foot for the cost of services and utilities. ThIS equals 27A of
GSA Form 1217 divided by 6A of GSA Form 1364,

An annuai percentage interest rate, compounded monthly, to be used by the Lessor to amortize the cost
of the tenant alterations ailowance over the firm term of the lease.

The annual cost to amortize the tenant alterations allowance, such allowance being $15.00 per

occupiable square foot. Such amortization is to be compounded monthly over the firm term of the
lease.

Tenant alterations are the alterations within the Government demised area above the Warm-Lit Shell.
Such alterations shall be described and identified in the drawings used to construct the Government
demised area. Tenant aiterations are subject to Solicitation Attachment #1 entitled "Performance
Specifications.” Refer to paragraph 3.1 entitled "Initial Tenant Alterations" for payment of such
alterations.

A fully serviced Iease rate per occuplable Square foot as a summation of the amounts in items. 1, 2, and
4 above. e

A fully serviced lease rate for the option term similar to item 5 above.

The number of months of free rent being months without any payment of rent, operation expenses, or
tenant alterations amartization for (a) the firm term and (b) the option term.

Free rent, if offered, must be applied to the initial period of the firm term and/or the initial pericd of the
option term. The corresponding value of such free rent shall be evaluated in accordance with paragraph
1.11 entitled “Price Evaluation (Present Value).”

The lump sum cost per annum for:

{) Each reserved parking space in the building's garage or surface parking lot.

(i) Each non-reserved parking space in the building’s garage or surface parking lot.

OFFERORS WITH EXISTING GOVERNMENT LEASES EXP]RING PRIOR TO JANUARY 1, 1999:

() A fully serviced SUCCEEDING lease rate per occupiable square foot for the existing Government
space with the existing tenant alterations except for Lessor providing new paint and carpet, plus
meeting all fire safety and handicapped minimum requirements of this solicitation.

(i) A fully serviced SUCCEEDING lease rate for the OPTION.term.

@iy A fully serviced rate for the FIRST ONE YEAR EXTENSION of the present lease “As-1s.”

(iv) A fuily serviced rate for the SECOND ONE YEAR EXTENSION of the present lease "As-Is.”

OFFERORS WITH EXISTING LEASES EXPIRING PRIOR TO JANUARY 1, 1999, WHO WISH TO
MAKE A SUPERSEDING LEASE OPTION QFFER FOR POTENTIAL EXERCISE BY THE
GOVERNMENT PRICR TO JANUARY 1, 1998:

A fully serviced SUPERSEDING lease rate per occuplable square foot for the existing Government
space with the existing tenant alterations except for Lessor providing new paint and carpet, plus meeting
all fire safety and handicapped minimum requirements of this solicitation. Offers for superseding lease
options may be evaluated by the Government any time prior to this solicitation’s expiration.

1.9. WARM-LIT SHELL REQUIREMENTS
(a) Lessors buildout obligations, at the Lessor's expense, in providing a Warm-Lit Shell includes base building,
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lobbies, common areas, and core areas as required in this solicitation in addition to the following:
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(12)

Handicapped Accessibility:
Complete handicapped accessibility in accordance with paragraph 4.1 entitled “Handicapped Accessibility.”
Does not include suite entry or interior doors specific to tenant alterations.

Ceiling:
Complete acoustical ceiling system throughout the Government demised areas in accordance with paragraph
5.2 entitled "Ceilings and Interior Finishes,” installed and coordinated with tenant alterations.

Doors:

Exterior building doors and doors necessary ta the lobbies, common areas, and core areas in accordance
with paragraph 5.5 entitled “Doors; Exterior.” Does not include suite entry or interior doors specific to tenant
alterations. Related hardware shall be installed in accordance with paragraph 5.7 entitled "Doors: Hardware.”

Partitions:

Permanent, perimeter, and demising slab to slab partitions, including all columns, finished with paint and
base in accordance with paragraphs 5.9 entitled “Paritions: General’ and 5.10 entitled “Partitions:
Permanent.” :

Floor Covering and Perimeaters:

Carpet or resilient flooring throughout the Government demised areas in accordance with paragraphs 5.12
entitted “Ficor Covering and Perimeters” and 5.13 entitled “Carpef: Broadicom,” instalied and coordinated
with tenant buildout alterations. Base on partitions in the Government demised areas, other than permanent,
perimeter, demising partitions, and all columns, will be at the cost of the Government.

Window Coverings:
Complete window caverings throughout the Government demised areas in accordance with paragraph 5.15
entitled “Window Coverings,” installed and coordinated with the tenant alterations.

Plumbing:

Complete plumbing throughout the Government demised areas in accordance with paragraphs 6.1 entitled
“Plumbing, Mechanical, Electricai, Communications; General” through 6.5 entitled “Janitor Closets,” installed
and coordinated with the tenant alterations.

Heating and Air Conditioning:
Complete air conditioning and heating system throughout the Government demised areas in accordance with
paragraph 6.6 entitled “Heating and Air Conditioning,” installed and coordinated with the tenant alterations.

Ventilation:
Complete ventilation requirements throughout the Government demised areas in accordance with paragraph
6.7 entitled "Ventilation,” installed and coordinated with the tenant alterations.

Electrical:

Complete electrical main distribution capacity throughout Government demised areas in accordance with
paragraphs 6.8 entitled “Electrical: General” through 6.10 entitted “Electrical: Additional Distribution
Specifications,” installed and coordinated with the tenant alterations. '

Lighting:

Complete lighting necessary to meet the lighting performance specifications throughout Government demised
areas in accordance with paragraph 6.12 entitled “Lighting: interior/Exterior” and 6.13 entitled "Switches,”
installed and coordinated with the tenant alterations.

Safety and Environmental Management:

Complete safety and environmental management throughout the Government demised areas in accordance
with section 8.0, at the expense of the Lessor. Sprinkler heads shall be: provided at a ratio of ane (1) per 100
occupiable square feet of space at the Lessor's expense and coordinated with tenant alterations.

(b} The Government reserves the right, at the Confracting Officer's discretion, to accept existing conditions and/or
equivalent alternatives to the performance requirements of this solicitation in meeting the requirements of the
Warm-Lit Shell.

1.10. NEGOTIATIONS
Negotiations will be conducted on behalf of the Government by the GSA Contracting Officer or other authorized
- representative. The GSA Contracting Officer is named on the cover of this solicitation. GSA will negotiate the rental

rafe for the initial term, any renewal periods, and any other aspect of the offer as deemed necessary.

>
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1.11.PRICE EVALUATION (PRESENT VALUE) (JUN 1994) _
(a) Evaluation of Offers will be on the basis of the present value price per occupiable square foct.
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{b) The Government will perform present value price evaluation by reducing the prices per occupiable square foot to a
composite net present value price per occupiable square foot price as follows:

{1} A separate net present value price will be determined for each distinct price proposal and lease term.

)

3

(i)

(i}

As evaluated, lease terms correspond to five year firm terms, five year firm terms with one five year
renewai option, and ten year firm terms.

The Government, at its sole discretion, retains the right to choose the lease term, among those offered
under this solicitation, for purposes of price evaluation and lease award.

New Government Requirements:

{®

(ii)

(i)

If the Cfferar declines aperating cost escalations and annual adjustments in operating expenses will not
be made, the annual fully serviced rental rate per occupiable sguare foot (Solicitation Attachment #2,
line 5) and the fully serviced option rate (Solicitation Attachment #2, line 6) will be discounted annually
at 6.9 percent for each year of the lease term, summed, and then divided by the number of years to
yield a gross present value price per ocoupiable square foot.

If annual adjustments in operating expenses witl be made, the "base” rental rate per occupiable square
foot (Solicitation Attachment #2, line 1) plus the cost of tenant allowance amortization (Solicitation
Attachment #2, line 4) and the fully serviced option rate (Salicitation Attachment #2, line 6) will be
discounted annually at 6.9 percent for each year of the lease term, summed, and then divided by the
number of years to yield a base present value price per occupiable square foot. The base cost of
operating expenses per occupiable square foot (Solicitation Attachment #2, line 2) will be both
escalated at 2.9 percent compounded annually and discounted annually at 6.9 percent for each year of
the lease term, summed, then divided by the number of years, then added to the base present value
price per occupiable square foot to yield a gross present value price per occupiable square foot.

The present vatue price per occupiable square foot will be established by subtracting the present value
of any rent concessions offered (e.g., free rent periods) from the gross present value price per
occupiable square foot as calculated in accordance with subparagraphs (i) and (i} abave.

Existing Government Requirements:

(B

(ii)

in the event that the Government competes a succeeding or superseding lease offer, the Government
will first identify the offer which, if the exisiing Government requirement were new, would be awarded a
lease in accordance with subparagraphs (1) and (2) above and section 2.0 entitled “Award Factors.”

The Government will reduce the offer identified in subparagraph (i) above to a net present value as
follows:

(aa) If the Offeror declines operating cost escalations and annual adjustments in operating expenses
will not be mads, the base lease rate {Solicitation Attachment #2, line 1} plus the base cost of
operating expenses per occupiable square foot (Solicitation Attachment #2, line 2} and the fully
serviced option rate (Solicitation Attachment #2, line 6) plus the base cost of operating expenses
per occupiable square foot (Solicitation Attachment #2, line 2} will be discounted annually at 6.9
percent for each year of the lease term, summed, and then divided by the number of years to yield
a gross present value price per occupiable square foot. -

(bb) If annual adjustments in operating expenses will be- made, the “base” rental rate per occupiable
square foot {Solicitation Attachment #2, line 1) and the fully serviced option rate (Solicitation
Attachment #2, line 6) will be discounted annually at 6.9 percent for each year of the lease term,
summed, and then divided by the number of years to yield a base present value price per
occupiable square foot. The base cost of operating expenses per occupiable square foot
{Solicitation Attachment #2, line 2} will be both escalated at 2.9 percent compounded annually and
discounted annuaily at 6.9 percent for each year of the lease term, summed, then divided by the
number of years, then added to the base present value price per occupiable square foot to yield a
gross present value price per occupiable square foot,

10



(cc)

(dd)
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The Government will complete a relocation estimate for it's existing space at the identified location.
Such relocation estimate may inciude, but is not limited to, physical move estimates,
telecommunication estimates, alterations estimates (i.e., that portion of the Tenant Allowance
required to meet agency requirements at the new location), and the agency disruption estimates.
Any estimated alterations within the Government's space above a Warm-Lit Sheil which the
Government amortizes wilt be estimated using the Offeror's annual percentage rate to amortize
tenant alterations (Solicitation Attachment #2, Line 3). Any estimated unused portion ¢of the Tenant
Allowance will he evaluated as free rent. Any estimated alterations which exceed the Tenant
Allowance will be evaluated as a fump-sum payment. The Government retains the right to
determine that portion of the Tenant Allowance to be amortized and/or paid as a fump-sum.

The present value price per occupiable square foot will be established by subtracting the present
value of any rent concessions offered (e.g., free rent periods) from and adding the present value of
the relocation estimate {cc) to the gross present value price per occupiable square foot as
calculated in accordance with subparagraphs (aa} and (bh) above.

(i) The Government will reduce the succeeding or superseding offer to a net present value as follows:

(aa)

(bb)

(co)

(dd)

If the Offeror declines operating cost escalations and annuai adjustments in operating expenses
will not be made, the fully serviced succeeding lease rate (Solicitation Attachment #2, iine 9i) and
the fully serviced option rate {Soficitation Attachment #2, line: 5ii) OR the fully serviced superseding
lease rate {Solicitation Attachment #2, line 10) will be discounted annually at 6.9 percent for each
year of the lease term, summed, and then divided by the number of years to yield a gross present
value price per occupiable square fooi.

if annual adjustments in operating expenses will be made, the fully serviced succeeding jease rate
(Soficitation Attachment #2, line 9i) minus the base cost of operating expenses per occupiable
square foot (Solicitation Attachment #2, line 2) and the fully serviced option rate (Solicitation
Attachment #2, line 9i)) minus the base cost of operating expenses per occupiable square foot
(Solicitation Aftachment #2, line 2) OR the fully serviced superseding lease rate (Solicitation
Attachment #2, line 10} minus the base cost of operating expenses per occupiable square foot
(Solicitation Attachment #2, line 2) will be discounted annually at 6.9 percent for each year of the
lease term, summed, and then divided by the number of years to yield a base present value price
per occupiable square foot. The base cost of operating expenses per occupiable square foot
{Solicitation Attachment #2, line 2) will be both escalated at 2.9 percent compounded annually and
discounted annually at 6.9 percent for each year of the lease term, summed, then divided by the
number of years, then added to the base present vaiue price per occupiable square foot to yield a
gross present value price per occupiable square foot.

The Government will complete a continued occupancy estimate for it's existing space at the
existing location. Such continued occupancy estimate may include, but is nat limited o,
telecommunication estimates and alterations estimates (i.e., alterations required to meet current
agency requirements at the existing location). Any estimated alterations within the Government's
space above a Warm-Lit Shell wili be evajuated as a lump-sum payment.

The present value price per occupiable square foot will be established by subtracting the present
value of any rent concessions offered {e.g., free rent pertiods) from and adding the present value of
the continued occupancy estimate {cc) to the gross present value price per occupiable square foot
as calculated in accordance with subparagraphs (aa) and {bb} above.

1.12.HISTORIC PREFERENCE, GSAR 552.270-4 (JUN 1994)

Preference will be given to Offerors of space in buildings in, or formally listed as eligible for inclusion in the National
Register of Historic Places, and to historically significant buildings in histori¢ districts listed in the National Register.
Such preference will be extended to historic buildings and will result in award if:
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(2}

The offer for space meets the terms and conditions of this solicitation as well as any other offer received. (it is
within the discretion of the Contracting Officer to accept alternatives to certain architectural characteristics and
safety features defined elsewhere in this sclicitation to maintain the historicat integrity of the building, such as high
ceiling, wooden floors, etc.) and

The rental is no more than 10 percent higher, on a total annual square foot (occupiable) cost to the Government,
than the lowest otherwise acceptable offer,
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1.13. HISTORIC PREFERENCE PRICE EVALUATION
Historic Preference, as described in Paragraph 1.12 entitled “Historic Preference,” wiil be evaluated by applying a 10%
discount to the present value price per occupiable square foot as determined by Paragraph 1.11 entitled “Price
Evaluation {Present Value)" of each offer in the historic building.

1.14.AWARD

@) After conclusion of negotiations, the Contracting Cfficer will require the Offeror selected for award to execute the
proposed lease prepared by GSA which reflects the proposed agreement of the parties.

(p) The proposed lease shall consist of;
(1) Standard Form 2, 1i.5. Government Lease far Real Property,
{2) GSA Form 3517, General Clauses,
(3) GSA Form 3518, Representations and Certifications,
(4) The pertinent provisions of the offer, and,
(5) The pertinent provisions of this solicitation.

(c) The acceptance of the offer and award of the lease by the Government ocours upon notification of unconditional
acceptance of the offer or execution of the lease by the GSA Contracting Officer and mailing or otherwise
furnishing written notification or the executed lease to the successful Offeror.

{d} The tenant alterations allowance to be provided by Lessor to Government for tenant alterations shall be made
available at lease execution. Final determination of the tenant alterations allowance usage and any cash
payments due Lessor shall be made after completed negotiations and acceptance of work.

{e) The Government reserves the right to make multiple awards based upon this solicitation for offers.

(fi if the ten year average net rental per annum (total rental subtracting any concessions and operating costs
including any amortized alterations cost) for the aggregate amount of square feet leased by any single user agency
in a building under this solicitation exceeds $1,740,000, the Government will reguire approval from the U.S.
Congress. .

1.15.FIRE PROTECTION, QCCUPATIONAL PROTECTION, HEALTH AND ENVIRONMENTAL SAFETY (SEP 1591)
Itis GSA's policy to lease space which does not expose the occupant to undue safety and environmental risks.

Buildings in which space is offered for lease shail comply with the requirements of the GSA fire protection, occcupationat
health, and envirocnmental safety standards as described in this solicitation and the agency handbook numbered PBS P
5800.2C (copies are avaitable from the Contracting Officer upon request). Equivalent protection, as required by the
applicable standards, shall be approved by the Contracting Officer. Additionally, offers which include alternative fire
protection features must include a written analysis by a certified fire protection engineer fully describing any exceptions
taken to the fire protection requirements of this solicitation (see paragraph entitied "Aliernative Fire Protection Features"
for more detailed requirements). Al offers must include Solicitation Attachment #4, "Fire Safety Inspection”, which is to
be compieted by a Certified Fire Protection Engineer.

1.16.LABCR STANDARDS (AUG 1594)
If an Offeror proposes to satisfy the requirements of this Solicitation for Offers through the construction of a new building
or the complete rehabilitation or reconstruction of an existing building, and where the Government will be the sole or
predominant tenant such that any other use of the building will be functionally or quantitatively incidental to the
Government’s use and occupancy, the following Federal Acquisition Reguiation clauses shall apply to work performed in
preparation for occupancy and use of the building by the Unifed States:

52.222-4 Contract Work Hours and Safety Standards Act - Overtime Compensation
52.222-6 Davis-Bacon Act
52.222-7 Withholding of Funds

52.222-8 Payrolls and Basic Records
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52.222-9 Apprentices and Trainees

52.222-10 Compliance with Copeland Act Requirements

52.222-11 Subcontracts (Labor Standards)

52.222-12 Contract Termination-Debarment

52.222-13 Compliance with Davis-Bacon and Related Act Regulations
52.222-14 Disputes Concerning Labor Standards

52.222-15 Certification of Eligibility

The remainder of this page is intentionally blank.
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2.0 AWARD FACTORS

21,

22,

2.3.
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AWARD FACTORS: GENERAL

Oral and/or written negotiations will be conducted with all Offerors. The Offerors will be provided with a reasonable
opportunity to submit any cost, price, technical, or other revisions to their offers that may result from negotiations.
Negotiations will be closed with submission of "Best and Final" offers.

HANDICAPPED (JUL 1994)

All Offerors received in response to the request for "Best and Final" offers will be initially evaluated to determine whether
the offers fully meet the handicapped accessibility requirements for new construction of the Uniform Federal
Accessibiiity Standards (UFAS) (Federal Register vol. 49, No. 153, August 7, 1984, reissued as FED. STD. 795, dated
Aprit 1, 1988, and amended by Federal Property Management Regulations Amendment D-88, 54 FR 12627, March 28,
1989}, All technical requirements for handicapped accessibility in this solicitation are the same as those in Section 4.1.2
Accessible Buildings, New Construction, of UFAS. When clarification is required, UFAS shall be consuited.

ALL OFFERS MUST FULLY MEET HANDICAPPED REQUIREMENTS OF NEW CONSTRUCTION,

FULL COMPLIANCE:
"Fully meets” as used herein with respect to the handicapped requirements means the offer fully complies with the
requirements stated in the following subparagraphs of paragraph 4.11 entitied "Handicapped Accessibility":

Parking and Loading Zones, Route, Entrance and Egress, Ramps, Stairs, Handrails, Doors, Elevators, Telephones,

Controls, Signage, Alarms, Drinking Fountains, Storage Facilities, Seating and Work Stations, Assembly Areas, and
Toilet Rooms.

AWARD BASED ON PRICE (JUN 1983) .
After review of "Best and Final" offers is complete, the lease(s) will be awarded to the responsible Offeror(s) whose
offer(s):

(i)  Conform to the requirements of this solicitation; and,

iy Has space available for Tenant Alterations and ready for occupancy censistent with Attachment No, 3; and,

(i) Has the required minimum square footage; and,

{iv) Meets any other minimum requirements necessitated by agency mission(s) (e.g., delineated area, floorplate
size, and security), and,

(v} Isthe lowest priced offer submitted (see SFC paragraph 1.11 entitled "Price Evaluation (Present Value)").

{vi) In the case of a succeeding or superseding lease offer, all cost savings to the Government will be considered
in making an award (e.g., net rental savings because of rent reduction).

The remainder of this page is intenticnally blank.
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3.1.

3.2

3.0 MISCELLANEOUS

INITIAL TENANT ALTERATIONS

Tenant alterations required by the Government for occupancy shall be performed by the Lessor as pari of the lease.
Tenant alterations must meet the requirements of this solicitation, Solicitation Attachment #1 entitled “Performance
Specifications,” and GSA Form 3517 entitted "Generai Clauses."

The Government, at its sole discretion, shall make all decisions as to the usage of the tenant afterations allowance. The
Government reserves the right to make cash payments for any or al! work performed by Lessor. Any unused tenant
alteration allowance may be used, at the Government's sole discretion, for free rent or to decrease the rent according to
the amortization rate indicated on Soiicitation Attachment #2.

Payment will not be made by the Government in instances where the Government accepts fixtures and/or other tenant
improvements already in place. However, the Lessar will be reimbursed for costs to repair or improve fixture(s) and/or
any other improvements already in place.

SUBSEQUENT TENANT ALTERATIONS

(a)

(o)

(©)
{d)

®

Where the total cost for any alterations exceeding $25,000 made after the initiai buildout of tenant alterations, but
during the term of the lease, the Lessor may be requested by the Government to provide a price proposat for the
alterations. Such proposals will be submitted within fifteen {15) working days of the Government's request. Orders
will be piaced by issuance of a GSA Form 276, “Supplemental Lease Agreement,” a GSA Form 300, “Order for
Supplies or Services,” or a tenant agency approved Form. The clauses entitted "GSAR 552.232-71 Prompt
Payment (April 1989)" and "GSAR 552.232-72 Invoice Requirements {Variafion) (APR 1989)" apply to orders for
alterations (see GSA Form 3517). All orders are subject to the terms and conditions of this lease.

Orders may be placed by the Contracting Officer or the GSA buiidings manager. They may also be placed by
tenant agency officials when specifically authorized to do so by the Contracting Officer. The Contracting Officer
will verify the authority and/or limitations of such authority of tenant agency officials uport the Lessor's written
request.

Payments for alterations ordered by tenant agencies wili be made directly by the agency placing the order.

After award, the Government, at its sole discretion, may require the Lessor to prepare a unit price agreement for
norma! buildout items where the total cost for any alterations is less than $25,000.

Awardee will be required to negotiate, in good faith, prices for the future alteration Unit Price Agreement {UPA)
within four (4} to six (6) months after award. Should the awardee fail to negotiate pricing for the UPA in good faith
within the time period established above, the Contracting Officer may issue a unilatera! Supplemental Lease
Agreement (SLA) for the UPA.

Negotiation of the UPA will include the negotiation of an annual escalation factor. The prices initially negotiated for
the UPA will be in effect for one year from the date of acceptance of the UPA by the Contracting Officer. - Far the
following year, the negotiated escalation factor will be applied to the initially negotiated costs and the resulting
prices will be in effect for that year. At the end of the year, a new escalation factor will then be negofiated for the
following year.

At the discretion of either the Contracting Officer or Lessor, any single UPA itlem may be re negotiated on a case
by case basis if the rate of cost for any item (material and/or labor) greatly exceeds the escaiation rate or is
significantly less than the escalation rate.

Negotiation of the UPA will include negotiation of an acceleration fee, not to exceed the greater of $300 or 10% of
the cost of the alterations work, when the schedule of work is three work days or less. The acceleration fee will be
used at the sole discretion of the Contracting Officer. Lessors wili not be entitied to acceferation fee for merety
completing aiteration work in a timely manner.,
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3.3. TAX ADJUSTMENT, GSAR 552.270-24 (amended as follows)

%% (@)

b)

()

(d)

(e)

The Government shall make annual lump sum payments o cover its share of increases in real estate taxes over
faxes paid for the talendar year in which its lease commences {base year). The amount of payment shall be
based upon the submission of proper invoice, including paid tax receipts/statements/bills, from the Lessor to the
Contracting Officer. The due date for making payment shall be the 30th day after receipt of the invoice by the
Contracting Officer or the 30th day afier the anniversary date of the lease, whichever is later.  If the invoice
submitted does not meet the requirements of a proper invoice, it will be returned to the Lessor within 7 days of
receipt. The Government will be responsible for payment only if the receipts are submitted within 60 calendar days
of the date the tax payment is due. [f no full tax assessment is made at the inception of the calendar year in which
the Government lease commences, the base year will be the first year after a full assessment.

The Government's share of the tax increase will be set by the Government, at the Contracting Officer's discretion,
in one of two ways:

{1) Occupancy Basis: '
The ratio of the rentable square feet occupied by the Government to the total rentable square feet in the
building; or;

(2) Income Basis:

The ratio of rental income generated by the Government’s space to the total rental income generated by the
building.

If the Government's lease terminates before the end of a calendar year, payment will be based on the percentage
of the year in which the Government occupied space. The payment will nct include penalties for non-payment or
delay in payment. If there is any variance between the assessed value of the Government's space and other
space in the building, the Government may adjust the basis for determining its share of the tax increase.

The Government may contest the tax assessment by initiating legal proceedings on behalf of the Government and
the Lessor or the Government alone. If the Government is precluded from taking legal action, the Lessor shalt
contest the assessment upon reasonable notice by the Government. The Government shall reimburse the Lessor
for alt costs and shall execute all documents required for the legal proceedings. The Lessor shall agree with the
accuracy of the documents. The Government shali receive its share of any tax refund to the extent the
Government previously paid a portion of the taxes so refunded. If the Government elects to contest the tax
assessment, payment under paragraph {a) of this clause shall become due on the first workday of the second
month following conclusion of the appeal proceedings.